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1 Christchurch Civic Centre – project background 

Outline Business Case (OBC) Summary 
 

Site Location Christchurch Civic Centre, Bridge St, Christchurch BH23 1AZ 

BCP Council 
Ward(s) 

Christchurch Town 

Site Dimension [map attached – Appendix A] 

Current Use The site is the former Christchurch and East Dorset Council 

administrative headquarters (Town Hall), including two surface car 

parks to the front and to the rear of the building. Following local 

government reorganisation and the creation of BCP Council  

Christchurch Civic Centre has been decommissioned as a site for 

council operational activities.  

 

Project Summary FuturePlaces was asked by BCP Council to take forward the 

regeneration of Christchurch Civic Centre Campus as one of the 

initial 14 projects allocated to the company. 

At the outset, it should be appreciated that the site is not without 

difficulty:  

• It is in an area of high flood risk.  As such, it cannot be used 

for domestic dwellings at ground level.  

• The present civic buildings form a part of the flood defences. 

The Environment Agency is in process of considering flood 

protection and mitigation options for Christchurch to 

address the multiple flood risks to which the town is subject 

given its estuarial situation (tidal surge, riverine flood, and 

ground water flood).   

• The existing civic centre building, whilst not particularly 

noteworthy as an example of architecture, is generally in 

reasonable condition and is certainly not at the end of its 

useful life.  A building of this size contains a significant 

embedded carbon content and given the carbon content it 

would be difficult to justify demolition without fully 

considering all other options. 

• The floorplan of the building is unusual.  It is effectively 

composed of three conjoined towers. However, the 

floorplates do not line up, which makes linear access, for 

example for wheelchair users, difficult. 

• There is only one lift and, as noted, due to the floor plate 

levels, the building cannot be accessed by wheelchair users 

from it.   

• The building is underserved with lavatory facilities for a 

building of its size. 

• Bridge Street Car park is reasonably well used and 

considered important to the functioning of the town centre.  

This has been taken on board.  Equally,  the tree planting is 

considered valuable. 
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Outline Business Case (OBC) Summary 
 

• The Civic Centre rear car park is potentially developable 

however, subject to constraints due to flood risk. 

Due to the uncertainty around the regeneration and planning 

strategy for the area until the Environment Agency report is 

complete, and in light of the fact of the building structure both 

forming part of the present flood defences and having many years 

of potential further utility, FuturePlaces consider that refurbishment 

options should be prioritised. 

FuturePlaces looked at four options for reuse: office, storage, 

residential, hotel. 

Office - Attempts have been made by FuturePlaces and BCP 

Council to find a tenant to take on the building as-is on an office 

basis.  This has been unsuccessful.  Even if a tenant could be found, 

it is not expected that anything more than a de minimis rent could 

be expected.  

Storage – Responding to an approach from the BCP team 

overseeing the refurbishment of Poole Museum, consideration was 

given to the potential of using the building for storage of the 

collection on an interim basis. This had to be discounted due to the 

flood risk, and also because the location and configuration made 

security difficult for this use. Again, storage would attract only de 

minimis rent levels and would add additional security and 

surveillance costs. 

Residential – conversion to residential was explored however had 

to be discounted as the structure of the building did not lend itself to 

residential conversion. 

Hotel - As part of the marketing exercise for the Poole Civic Centre, 

it became clear that some of the hotel operators were potentially 

interested in taking Christchurch Civic Centre.  Their logic was 

simple: Christchurch is an affluent, attractive waterfront town 

benefitting from well-established visitor attractions that is under-

served by the current volume of quality hotel capacity, particularly 

within the town centre. Analysis commissioned by BCP Tourism 

supports this logic1  An initial design exercise showed that the 

building lent itself reasonably well to hotel use, and planning rules 

did not prohibit use of the ground floor for hotel public rooms etc. in 

spite of flood risk. 

Due Diligence 

FuturePlaces conducted an initial feasibility and soft market testing 

exercise and have determined that, although the Internal Rate of 

Return (IRR) of the hotel project alone is not particularly strong, 

when the economic Gross Value Add (GVA)  to the area is 

 
1 Hotel Solutions (March 2021), BCP Council, Hotel & Visitor Accommodation Research  
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Outline Business Case (OBC) Summary 
 

considered on the basis of hotel use there are sound reasons to 

consider the project.    

Project Hypothesis 

Hotel use would further preserve the public nature of the building, 

opening up the riverside to public enjoyment, and would (subject to 

agreement with a future operator) enable some civic function use of 

the building, which is understood to be locally desirable. 

A subsequent charette exercise revealed the importance of re-

establishing occupation at the civic campus in order to regenerate 

Bridge Street, whose occupation has declined since the closure of 

the civic offices.  The exercise further highlighted the opportunity of 

the site to anchor future regeneration of the wider civic campus / 

Stony Lane area with a public use and high quality place making as 

well as the importance of the Bridge Street Car park to the 

functioning of the town. 

Two pieces of external due diligence initially commissioned to 

support the OBC for the Poole Civic Centre hotel option have 

relevance to Christchurch Civic Centre.   

Knight Frank, a leading UK independent real estate consultancy 

carried out a market impact report2 to assess the potential impact 

on immediately adjacent property values of providing a new hotel on 

the Poole Civic Centre site to establish whether the presence of a 

boutique hotel produces a ‘halo effect’ on adjacent residential 

values. 

IHCA Ltd, an independent hotel consultancy and advisory practice 

carried out a two-stage soft market testing exercise to assess the 

level of interest from hotel operators in the proposed new hotel. This 

exercise ran in parallel to soft market testing  Poole Civic Centre3 

for hotel reuse. 

On balance, and in light of the investigations undertaken,  it is 

suggested that the best present regenerative option is  to convert a 

sound building that is not at end of life, into a quality boutique  hotel. 

Market evidence suggests that a quality hotel brings  significant 

regenerative effect to an area.  The development of the building for 

hotel use would support the need for quality accommodation in the 

town to support tourism and visitors. In addition, the multiplier effect 

of attracting staying visitors who will then spend locally has been 

considered.   

Finally, the implications of Knight Frank’s research has been 

considered, highlighting that a good quality hotel can increase 

 
2 Knight Frank (August 2022), Civic Centre Poole Campus Site Market Impact Report 
3 IHCA Ltd (July 2022), Second Stage Market Testing for Hotel Use Operator Proposals 
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Outline Business Case (OBC) Summary 
 

neighbouring property values by 5-12%4 - creating a halo effect.    

Since the Civic Campus land is owned by the council, this value 

uplift would be captured by BCP, albeit for a modest overall gain.   

The most interesting factor is the increased footfall, visitor attraction 

and new job creation for the broader area. 

Recommendation 

The proposal in this OBC requires acceptance of the thesis that; 

• the building should be retained as being not at end-of-life;  

• that the embedded carbon is an important factor,  

• that functionally the building forms part of the town’s flood 

defences; 

• that a good quality hotel is the most valuable amenity, producing 

the greatest regenerative, place making effect to the area, as 

opposed to pursuing an office reoccupation (with limited/de 

minimis market interest),; 

• residential conversion having been shown not to work; 

• then the Council should opt to develop out both the hotel and 

adjacent housing on the wider campus site, keeping both in 

Council ownership to capture good place making and 

regenerative development 

The advantage of this is that quality of building and place could be 

assured.  By renting the housing, the Council could ensure that 

these local homes are made available to local people, through 

controlling tenure.   

The downside of this strategy is that an additional £8.465m capital 

funding is needed to fund the construction, for a total  of £26.7m for 

both the housing and the hotel.  Whilst this money can easily be 

raised, it has implication for the Council’s revenue account.  

However, given that the overall investment is somewhat less than 

the similar scenario at Poole (due to the smaller number of housing 

units deliverable), this is an option that the Council may wish to 

consider.  It would enable to full halo effect to be captured for the 

benefit of BCP Council rather than a private developer.   

Assuming this can be accepted as the agreed position, then a 

number of delivery options become available: 

Delivery Options 

a. BCP Council could fund both the hotel and residential element. 

This would involve the highest level of capital investment, 

£26.7m, but would ensure the council retains full control of 

design and placemaking, as well as capturing the full benefits 

of the “halo effect”. 

 
4 Knight Frank (August 2022), Civic Centre Poole Campus Site Market Impact Report 
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Outline Business Case (OBC) Summary 
 

b. The council could fund building the hotel, and then sell the 

remainder of the site to house builders once the uplift in 

housing values due to the hotel (“halo effect”) is sufficiently 

assured.  This requires that the prior delivery of the hotel is 

guaranteed, and the quality of the hotel offering cannot be 

changed.  This option would allow most of the financial upside 

to be captured, whilst requiring a more modest investment of  

£16.36 million.  In order to maximise proceeds from the sale of 

the remaining land, a reference master plan and potentially an 

outline or hybrid (including 1st phase) planning permission 

would be required.  This is explained further below. This would 

be the preferred option, if the Council wishes to limit capital 

investment.  Whilst this option would bring regenerative 

benefits, design control would be lost, and given the attractive 

location it is likely that many of the homes would be sold to the 

second home market. 

 

c. The whole site could be sold either with or without planning 

consent.  Advice from property valuers suggests that the value 

without consent for the site is low – perhaps £3 million for the 

whole site, including both car parks4.  Whilst a sale in this way 

would minimise the financial commitment that the Council would 

have to make to the project, it does not maximise value to the 

council.  Quality of hotel offering, which is the driver of value 

add, could not be assured. 

 

d. BCP Council secures planning consent for both the hotel and 

residential developments before selling the site(s). With 

planning consent and the delivery of a boutique hotel, the value 

of the remaining site excluding the civic centre is in the range 

£6.8 million, if the halo effect of the hotel is secured.   

 

Preferred Delivery Route 

The preferred delivery option is for BCP to build out the hotel, 

working with a procured operating partner.  In parallel with the hotel 

development, the residential element of the site is built out and then 

operated by BCP as private rental sector (PRS) housing.  

Affordability and policy considerations may change perception of the 

desirability of this option – for example, an element of extra care 

would generate less financial value but could be socially desirable. 

The delivery of this option would need financing of approximately 

£26.7million at current prices, though this number will be more 

thoroughly tested and reviewed to reflect changing construction and 

financing costs during production of the final Full Business Case.   
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Outline Business Case (OBC) Summary 
 

The project is believed to be viable with a net positive contribution 

to BCP Council of £39.6 million and an IRR of 3.2% after payment 

of all funding costs.  

It is estimated that there is a net income to the Council’s revenue 

account of £66.2m from delivering this option. This covers the 

servicing of borrowing during the construction phase of the hotel and 

prior to its sale, however over the project life the assets make a 

contribution of £134.5million to the council revenue account.  

Importantly, the preferred option has no impact on the BCP revenue 

account for the first three years, which is understood to be attractive 

to the Council.  Thereafter, the impact is modest (as further 

explained below), with option to sell the building if economic 

conditions are favourable.  A sale does not necessarily form part of 

the base case of this proposal. 

The Benefit Cost Ratio (BCR) for the project is 1.27, which is 

classified by HM Treasury as “Acceptable”.  However, it should be 

borne in mind that the primary motivation for this project is not to 

invest to make money.  The project is motivated by a desire to: 

• bring regeneration to an otherwise redundant asset,   

• save the embedded energy and carbon content 

• avoid a situation where a site is sold to the market with the 

risk that it then remains vacant for an extended period 

• bring jobs to the area 

• provide leisure and dining options in a river front setting, 

attracting visitors and locals alike 

When the economic benefits of the project are factored in, the BCR 

improves to 4.03, which equates to (very) high value for money in 

HM Treasury terms. In this context, it is believed the project is 

attractive. 

Site Characteristics 
& Context 

The site is adjacent to the River Avon, in close proximity to the River 

Stour and lies within a sensitive conservation context of Bridge 

Street. Heights and massing should be considered in relation to 

impacts on the conservation setting5 and Christchurch Priory.   

There is a strong wooded edge to the site, and it lies adjacent to a 

golf course and natural habitat area – this green infrastructure 

context must be treated sympathetically and both bio-diversity net 

gain(BNG)  and landscape enhancement / mitigation planting 

should be adopted. 

It is also an area of flood risk. The status of this is currently under 

review by the Environment Agency. The building physically forms 

part of the flood defences. 

 
5 Christchurch Central Conservation Area – designated 1976, revised 1991 
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Outline Business Case (OBC) Summary 
 

The present Christchurch Civic Centre building was constructed less 

than forty years ago and was the subject of relatively recent 

refurbishment by Christchurch & East Dorset Council, just prior to 

the decision to proceed with local government reorganisation. 

FuturePlaces have reviewed the condition of the building and have 

concluded that it is not at end-of-life. There is significant embedded 

energy in a building of this size, therefore reuse should be 

considered in preference to demolition and rebuild. 

The Bridge Street Car Park is understood to be popular to locals and 

visitors, supporting the town centre. Utilisation is currently being 

studied as part of a broader piece of work6.  

Proximity to the boat yard is considered to be a positive aspect of 

the site, which will not be adversely impacted by the proposals. 

Recommended use • On the basis of the capacity testing  and market analysis 
undertaken , it is recommended that the Civic Centre building is 
repurposed as a hotel. 
 

• It is recommended that the rear car park (approx. 133 spaces) 
is partially used to bring forward approx. 35 –40 new 
apartments/homes – potentially also accommodating parking 
for the hotel at ground floor.  In the base case, 36 homes are 
modelled. 
 

• The front car park (approx. 30 spaces) on Bridge Street should 
be retained as valued public parking supporting the town centre 
and to provide arrival parking and drop off for the hotel. 
However, the car park should be greened to support  
sustainable urban drainage (SUD) and with structured tree 
planting to enhance the civic nature of the space which might 
double from time to time as a new town square. The cost of 
adding permeable surfaces and greening is included within the 
appraisal. 
 

• It is recommended that the hotel and residential projects should 
be brought forward under one reference masterplan, however 
with separate Full Business Cases in order to support different 
paces of delivery and issues. 
 

Strategic Fit • The Big Plan, Act at Scale: redevelopment of the site will make   
a strong contribution to the regeneration of Christchurch town 
centre, providing high quality new homes and a  new hotel for 
the area, bringing high quality amenities which can be used by 
residents and visitors alike.  

• Maximise the potential of the stunning riverside, attracting new 
visitors to contribute to the local economy, bringing increased 
spend and supporting jobs.  

• The hotel will bring new employment opportunities,       approx. 
56 directly and more in the local businesses that service and 
supply the hotel. 

• Local Plan – the emerging Local Plan will require the provision 
of new homes in BCP. 

 
6 Space Syntax, Parking Matters (2022), Selective Parking Study 
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Outline Business Case (OBC) Summary 
 

• BCP Housing Strategy 2021-26 – 2,637 new homes required 
annually to meet Government targets. Affordability ratios 
(median house price to median residence-based earnings) in 
BCP continue to be problematic. Current ratio is 11.3, compared 
to 9.8 in the South West and 8.92 in England and Wales. BCP 
is ranked 70th least affordable council area (out of 329). 
Increasing supply appropriately will help to reduce the 
affordability ratio as the supply/demand imbalance becomes 
less. 

• Declaration of climate and ecological emergency – retaining and 
repurposing the building contributes positively to the carbon 
footprint and energy content of the site when compared to other 
options, which would require demolition and rebuilding. 

• Flood defence strategy – under development. 
 

Project 
Outputs/Outcomes 

• High quality boutique hotel offer providing services to both local 
residents and visitors 

• New homes (36) 

• Affordable PRS, maintaining homes for local people 

• New jobs estimated as up to 56 on site at the hotel, and more in 
support and supply businesses  

• Multiplier effect purchase of goods and services within the local 
economy and visitor spend. 

• Annual revenue stream for BCP Council from hotel operator 

• Enhance Christchurch’s visitor offer and destination status. 
 

Adjacencies • Selective parking study – the car parks to the front (Bridge 
Street) and rear (Stony Lane South) are currently under study 
in order to understand usage and potential impact of 
development.   

 

• Stour Valley Park – the proposal to create a new regional park 
will draw new visitors to the area,  would be supported by and 
would support a new hotel offer. 

 

• Tourist Accommodation  Supplementary Planning 
Document (2016) – BCP research identifies improvements to 
the Christchurch are required to support a world class visitor 
offer. The TA SPD sets out the approach to development of 
tourist accommodation in BCP and is currently being updated   

 

• Environment Agency Study – the EA is reviewing the flood 
risk status of the area of Christchurch that includes this site and 
their findings could impact on proposals for development 

 

Key Risks • Environmental issues – principally flood risk. 
 

• Planning – change of use, flood risk, Christchurch Central 
Conservation Area and compatibility with the Tourist 
Accommodation SPD will all need to be considered. 

 

• Financial viability – the overall affordability of the scheme will 
be influenced by the ongoing cost of living crisis, interest rates 
and inflation. This will need to be considered in relation to the 
potential return on investment and carefully monitored as the 
project proceeds towards and through FBC.  
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Outline Business Case (OBC) Summary 
 

• Commercial - securing the right hotel development partner to 
produce the right quality offering. 

 

• Pandemic / business interruption – any return to pandemic 
conditions i.e., lockdowns will impact on investor confidence 
and the tourism market. Business interruption could also be 
brought about by continuing energy bill price shocks and the 
overall cost of doing business, both in construction of the asset 
and its long-term operation 

 

• Legal – matters relating to property and title will need to be 
resolved in relation to creating a new development site. Legal 
advice and input will also be required to establish any new 
delivery model e.g., joint venture for the project.  Care will need 
to be taken to ensure that project quality and market positioning 
to support regenerative intentions are assured by appropriately 
rigorous contractual provisions. 

 

  



 

12 
 

2 Strategic Case 

2.1 Background 

FuturePlaces is BCP Council’s arms-length regeneration and placemaking delivery vehicle.  It 

is a TECKAL company and is wholly owned by the Council which is its sole shareholder.  The 

company was asked to consider the optimal reuse of the site to demonstrate best overall value 

for money for the council whilst supporting, regeneration and placemaking objectives set out in 

the Commissioning Plan. 

FuturePlaces was formed under a Teckal exemption by BCP Council in June 2021 with the 

intention of accelerating and enhancing the regeneration of the Bournemouth, Christchurch, and 

Poole area.  

BCP FuturePlaces will drive regeneration and property market transformation to secure the 

area’s place potential both across key sites owned by the Council and the wider area to support 

the aspirations set out in the Council’s Big Plan. The company’s work is led by a desire for 

placemaking and will deploy patient capital, sourced from BCP Council, central government, co-

investment partners or on commercial terms elsewhere to secure value enhancement across a 

range of socio-economic measures and to seek best returns over the medium / long term.  

The Christchurch Civic Centre is one of 14 projects initially assigned to BCP FuturePlaces to 

propose development options in terms of use, extent, and delivery mechanism. This document 

sets out how FuturePlaces proposes to redevelop the site.  

The Christchurch Civic Centre is the former head office location for Christchurch & East Dorset 

Council, prior to its merging with the Bournemouth Borough and Borough of Poole councils to 

create the new BCP Council. It is no longer in use and has been fully decommissioned as an 

office facility during 2022. The recommended option is to retain the Civic Centre building, 

repurpose as a hotel and build 36 homes. This makes sound environmental sense, given the 

carbon content of the building, and the further energy that would need to be expended to 

demolish and replace it. Implicitly, this requires a new use for these buildings to be found which 

maximises their potential.   

 

2.2 Case for Change 

The Christchurch Civic Centre is a large building (approximately 4,100m²), occupying a riverside 

site, within a short walking distance from the town centre. The building is now decommissioned 

and is no longer in use as the head office for Christchurch & East Dorset Council, following the 

creation of BCP Council in 2019. 

In 2021, Bournemouth Christchurch and Poole Council (BCP Council) published “Our Big Plan”, 

which sets out the ambition to make the BCP region world class – one of the best coastal places 

in the world in which to live, work, invest and play7. 

The Big Plan sets out “five big projects” in order to achieve this vision. It seeks to maximise the 

potential of the stunning seafront, attracting new visitors to contribute to the local economy, 

bringing increased spend and supporting jobs. It also sets the ambition to act at scale to deliver 

15,000 new homes, create 13,000 new jobs and attract £3billion of investment value to the area.  

 
7 https://www.bcpcouncil.gov.uk/About-the-council/Our-Big-Plan/Our-Big-Plan-in-full.pdf  

https://www.bcpcouncil.gov.uk/About-the-council/Our-Big-Plan/Our-Big-Plan-in-full.pdf
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Redevelopment of key BCP-owned assets such as the Civic Centre will be crucial to help meet 

these ambitions, not least because it will provide high quality accommodation for visitors, as 

well as food and beverage offerings in a beautiful waterside location for locals and visitors alike.  

A new hotel will attract significant investment, create new jobs, provide business for suppliers 

and attract new visitors to support the local economy.  

Research8 commissioned by BCP Council into the quality and supply of hotel and visitor 

accommodation found that BCP is lagging behind other areas such as Blackpool, Torbay and 

Brighton when it comes to the process of hotel renewal and new hotel development. This is 

impacting on the reputation of BCP as a visitor destination and the perception is that 

Christchurch is regarded as a secondary destination. The study highlights a need to attract 

younger generations of staying visitors (Millennials, Gen Y and Gen Z) and to capitalise on the 

significant hotel developer and investor interest in the area. The area has a lot to recommend 

it, with historic buildings, the river, waterborne activities and access to both the New Forest, 

harbour and the beaches.  Increased capacity in the quality hotel sector will help bring visitors 

spend to the area, provide jobs and re-use the existing building.  The interest from experienced 

hotel operators who are already present in the area demonstrates that there is confidence of 

demand.  This is mirrored by the advice from IHCA, the appointed hotel consultants. 

The redevelopment of the Christchurch Civic Centre building as a boutique hotel would 

contribute to the Big Plan ambition to make BCP “iconic” by providing a new, high quality visitor 

attraction for Christchurch, addressing the perception of limited provision of  good quality 

accommodation and a lack of stand-out venues holding BCP back9. It will create new jobs, 

helping to deliver the ambition for 13,000 new jobs. 

Building new homes will contribute to the BCP housing need and ambition to deliver 15,000 new 

homes for local people. The development of new homes alongside a new hotel will bring around 

£26.7m of new investment to Christchurch and bring much need housing stock to the area. 

 

2.3 Liabilities 

BCP Council is no longer using the Civic Centre building which has a rateable value of £184,000. 

The amount payable annually is £92,736. The building is not listed, so BCP Council can only 

claim 3 months’ rate relief (£23,184) while it remains unused, representing a cost of £69,552 in 

the first year and the full £92,736 in each subsequent year the building stands empty. Security 

and maintenance costs, estimated to be at least £10,000 per annum would be in addition. Empty 

buildings tend to deteriorate quite quickly, and it is likely that an extended period of void would 

result in vandalism, anti-social behaviour on site and diminution of value.  It is important to find 

a new purpose for this prominent site that will contribute positively to the local area and 

economy.  

It is important to bear these costs in mind, because they indicate that the “do nothing” option is 

not cost free. In addition to these costs, the building must be insured, and security measures 

put in place.  These all carry a cost and generate no return. 

 

 
8 Hotel & Visitor Accommodation Research (March 2021) 
9 BVA BDRC, Business Market Research, March 2022  
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2.4 Impacts 

Climate Emergency.  BCP Council has declared a climate and ecological emergency. The 

Council has committed to becoming carbon neutral by 2050 and has set out an action plan. 

https://www.bcpcouncil.gov.uk/News/News-Features/Climate-and-Ecological-Emergency/153-

climate-change-actions.aspx 

The reuse of the Christchurch Civic Centre Building recognises the embedded energy 

represented by the structure and will support the council’s sustainability agenda. Related works 

to maintain and improve the landscape setting and biodiversity of the site will further contribute 

to the sustainability agenda.  It is difficult to justify any programme that requires the demolition 

of the building on environmental grounds. 

The Big Plan seeks to maximise the potential of the local area, attracting new visitors to 

contribute to the local economy, bringing increased spend and supporting jobs. 

Due to its waterside location at the edge of the town centre, Christchurch Civic Centre offers a 

key placemaking opportunity for the town as well as representing an opportunity to retain a link 

to Christchurch’s civic heritage.  The operators that FuturePlaces have identified are not in the 

business of developing mid-market or budget offerings.  They understand that the shared 

objective is to create a destination hotel that will drive business to the area, whilst providing 

attractive food and leisure facilities for local people and visitors.  

The Big Plan further includes the ambition to “Act at Scale” to transform the conurbation aiming 

to deliver more than 15,000 new homes across BCP.  The Christchurch Civic Centre site offers 

an opportunity to accommodate housing on a sustainably located brownfield site through the 

redevelopment of the rear car park. 

BCP Housing Strategy identifies the requirement to build 2,637 homes annually in order to 

meet Government targets. This project presents a brownfield redevelopment opportunity to 

provide 36 new homes, making an important contribution to the housing target.  
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2.5 Strategic Objectives 

Strategic Objectives 

Local  

BCP declared Climate & Ecological 
Emergency 

Climate and ecological emergency 
(bcpcouncil.gov.uk) 

Big Plan (2021) The Big Plan seeks to maximise the potential of 

the local area, attracting new visitors to 

contribute to the local economy, bringing 

increased spend and supporting jobs. 

Due to its waterside location at the edge of the 

town centre, Christchurch Civic Centre offers a 

key placemaking opportunity for the town as well 

as representing an opportunity to retain a link to 

Christchurch’s civic heritage.   

Act at Scale – the project will contribute to the 

ambitious housing and job creation targets and 

towards the £3bn investment value. 

Iconic – a new high-quality hotel will enhance 

Christchurch’s reputation as a tourist destination, 

in keeping with the council’s ambition to create a 

“world class” resort. 

 

FuturePlaces Environmental, Social, 
Governance Standards 

Stewardship Kitemark - The Stewardship 
Initiative (stewardship-initiative.com) 
Towards Zero Commitment 
Equalities Checklist 

BCP Local Plan Local Plan- the emerging Local Plan will require 
the provision of new homes in BCP and support 
the sustainable regeneration and growth of the 
conurbation.  

BCP Housing Strategy Describes annual target of 2,637 homes, to 
which this project would make a contribution of 
around 40 new homes 

BCP Corporate Strategy Dynamic Places: “Invest in the homes our 
communities need” 
 

Regional  

Dorset Local Enterprise Partnership 
Strategic Economic Vision for 2033 
(2016, DLEP) 

The objectives underpinning the economic vision 

include a focus on ‘a sustainable, competitive 

and innovative economy, driven by its key 

sectors’, ‘attracting and retaining high-skilled 

workers and employers’ and ‘a world-class 

environment and high quality of life’. Tourism & 

Leisure is identified as one of Dorset’s key 

sectors.  This project contributes by supporting 

and enhancing the tourism offer in BCP.  

 

Dorset Local Industrial Strategy 
(2019, DLEP) 

The LIS sets out a vision to create a smart and 

productive workforce, promote innovation and 

https://www.bcpcouncil.gov.uk/News/News-Features/Climate-and-Ecological-Emergency/Climate-and-ecological-emergency.aspx
https://www.bcpcouncil.gov.uk/News/News-Features/Climate-and-Ecological-Emergency/Climate-and-ecological-emergency.aspx
https://www.stewardship-initiative.com/
https://www.stewardship-initiative.com/
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create an exemplar coastal region for 21st 

Century coastal communities. It identifies 

“sustaining and expanding growth in existing 

industrial strengths including engineering, 

tourism and financial services” as a core 

objective.  This project contributes by supporting 

the growth of the tourism sector in BCP. 

 

National  

Levelling Up Goals Building homes and sustainable communities – 
the project will bring forward new homes in a 
sustainable location by redeveloping a 
brownfield site within close proximity of the town 
centre and amenities. 
 

UN Sustainable Development Goals Sustainable cities and communities – 
repurposing an existing building with significant 
embedded carbon and delivering new jobs and 
homes on a brownfield site will contribute to 
sustainable development in BCP. 
 

 

2.6 Constraints  

The building has recently been refurbished; it Is considered not to be at end of life.  Whilst it has 

not been possible to secure a tenant in its current state for the reasons stated in the Project 

Summary, re-use will avoid the waste of embedded carbon represented by the building. 

The building is an unusual shape and only lends itself to a limited range of uses. FuturePlaces 

have tested various scenarios for reuse as residential, office and as a hotel.  The building does 

not lend itself to change of use to residential due to its unusual floorplan and access 

arrangements.  Office reuse has proved impossible to secure in the current configuration but 

could be a possibility, if a speculative re-fit including new lifts were undertaken.  This would incur 

significant expense and would not be unlikely to secure a significant uplift in rental value.  This 

is explained further at section 3.2 below. 

The building forms part of the present flood defences. 

Initial soft market testing suggests that the building would convert well to hotel use, and market 

engagement has identified strong demand from high quality local operators. It is noteworthy that 

these operators actively approached FuturePlaces about securing the site as a hotel without 

active marketing.  This demonstrates the level of demand that  these market practitioners 

perceive. 

The site is within the Christchurch Central Conservation Area.  This will require careful and 

sensitive handling of the site, not least due to the proximity architecturally and culturally 

significant historic buildings, and the environmental sensitivities of a waterfront site. 

The site is on the bank of the River Avon and susceptible to flooding. Whilst this presents 

difficulty for typical residential reuse of the site, this hotel proposal incorporates leisure and other 

non-residential facilities on the lowest floors whilst the housing redevelopment proposed for the 

car park is set above car parking spaces. In this way, Much of the current open car parking will 

be retained. Arboriculture, ecology and landscape surveys are being commissioned to consider 

an optimal strategy for managing the riverbank/green infrastructure which is largely overgrown 
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and inaccessible.  Careful management will be required given the desire to contribute to bio-

diversity net gain, landscape enhancement and opening up improved access for enjoyment of 

the waterfront to residents and visitors, natural . Mitigation planting will also be addressed. 

2.7 Dependencies 

Item Description 

Selective 
Parking 
Strategy 

The project will be considered in the context of the FuturePlaces Selective 

Parking Study (currently underway) to baseline current levels of parking in 

Christchurch; consider present trends and future requirements (including 

through the delivery of a new high-quality hotel); and to consider the 

impacts of the partial loss of parking (Rear Car Park) against the benefits 

of development. 

Planning Development of the site will require planning permission. 
 

Environment 
Agency flood 
risk study 

Development of the site will be dependent on understanding and factoring 
in any relevant findings of this study in relation to the long-term flood risk. 

  

2.8 Stakeholder Engagement and Considerations 

The Civic Centre building has been declared surplus to requirements by the Council. 

FuturePlaces’ view is that the building is not at end of life and should not be demolished in order 

to preserve the embedded carbon.  

Due to its construction and dimensions, the building lends itself to a limited number of uses, 

which include conversion to either office (sub-optimal, as discussed above) or hotel. Soft market 

testing carried out by FuturePlaces has shown that there is good interest in the market for a 

hotel conversion.  

FuturePlaces has sought stakeholder feedback on this proposal, along with the suggested 

redevelopment of the car park to the south of the building as residential. Meetings have been 

held with a number of stakeholders including; 

• Christchurch Town Council 

• Ward Councillors 

• Christchurch Business Improvement District 

• Leader and Deputy Leader of BCP Council 

• Christchurch Residents Association 

• Christchurch Neighbourhood Plan Working Group 

• Draft Christchurch Design Code 

• Full Members Briefing 

Feedback has been predominantly supportive and often very positive. There has been some 

input from a Christchurch Councillor questioning whether the proposal is ambitious enough, and 

whether a marina should be provided on the site.  This would require very considerable capital 

investment; may not be appropriate within the conservation setting; would be highly movement 

generative on an already stressed transport network and would need to follow a positive 
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environment agency recommendation that this would be acceptable.  It is considered that that 

marina facilities could be provided elsewhere at lower cost/risk and with better access. Other 

comments have raised the potential flood risk issues. This feedback will be addressed through 

the Full Business Case, taking into account demand and relative economics. 

 

 

Costs per annum 

Business rates - Civic Centre £92,736 

Income  

Bridge Street car park £48,070 (2021/22) 
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3 Economic Case 

3.1 Scope and Approach  

The range of options considered is limited by the current configuration of the site, the 

environmental impact of demolition, the limited uses for the site even if demolition could be 

justified and the positioning next to the River Avon.  

Technical and market studies indicate that retention and reuse should be the primary driver for 

options appraisal on the Civic Centre. The focus for the remainder of the site is optimising the 

potential for residential development that will both improve the character of the place and meet 

the housing needs of the local population.  

FuturePlaces has assessed the realistic and deliverable options for the whole site and carried 

out an appraisal against a range of core objectives; Finance, Place, Housing & Infrastructure, 

Economy, Environment, Culture & Creativity and Health & Wellbeing. These objectives reflect 

BCP’s strategic objectives.  

Each option has been given a score reflecting how likely it is to deliver against each objective, 

in order to provide a high level, initial assessment of the best option to deliver against BCP (and 

FuturePlaces’) strategic objectives. The highest scoring option is then selected as the preferred, 

single option to bring forward to Full Business Case development. 

The options appraisal is included in Appendix C. Further commentary to support the scoring is 

provided in the table in section 3.2 below. 

3.2 Shortlisted Options   

Analysis and reasoned recommendation against options 

Options Appraisal 
 

Do Nothing (option1) This is not considered to be an option. BCP Council has 

decommissioned the Civic Centre, which will be subject to vacant 

business rates, costing the council £69,552 in year 1 and then 

£92,736 per subsequent year. The empty buildings will also be 

likely to attract vandalism and ASB issues and so will require 

ongoing security, insurance, and maintenance costs, estimated at 

over £10,000 per year, excluding remediation costs. This option 

would under-utilise an important public asset, which would likely 

lead to further deterioration of the building and diminution of value. 

As discussed above, marketing has been conducted to try to 

secure a tenant for the building as-is and the process has not been 

successful due to the unusual configuration of the building and the 

lack of disabled access. 

Do the minimum 

(Option 2) – Retain car 

park and upgrade, use 

building for low-value 

meanwhile letting 

 

Retention of car park fronting Bridge Street for public use. 

Structural planting and management of existing trees and shrubs 

within and adjacent to car park. Creation of more permeable 

surface to support sustainable urban drainage (SUDS) along with 

EV charging points. 

The Civic Centre is currently susceptible to flooding at its lower 

levels but could be made available for meanwhile uses/short 

tenancies with minimum structural alteration provided a suitable 
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Options Appraisal 
 

operator could be found. This would require analysis of the impact 

on cost of business rates as rents would be unlikely to make a 

positive contribution to the council after costs. 

The former gas works site immediately to the north is proposed as 

a housing development by Churchill Retirement Living.  BCP 

FuturePlaces has made a number of recommendations to the 

developer and planning colleagues in order to enhance the setting 

of the car park and place-making generally. Concerns will be 

raised following from the findings of the charette on a piecemeal 

approach to regeneration both in terms of securing a. Coordinated 

approach to regeneration and to flood mitigation and 

management. 

The car park to the rear of the building would remain as existing. 

This will provide no immediate capital receipt to BCP, nor will it 

assist with the regeneration of this important area of Christchurch.  

It is unlikely that parking receipts would be materially higher even 

after the expenditure, and therefore the works would not represent 

of value for money 

Do Something (Option 

3) – redevelopment of 

Civic Centre as Offices 

with apartment/housing 

proposals for rear car 

park 

The floor plans of the existing Civic Centre are  unusual in that 

each floor of the middle section is at mid-height to the adjacent 

floors on either side of it.  This makes for difficulties in 

circulation(particularly for the mobility impaired) and obviously 

reduces the potential for any form of open plan arrangement which 

is what most office tenants demand. The structure however is 

considered capable of accepting additional light-weight stories, 

which could increase size if needed, albeit with the same 

constraints. 

There are a number of accessibility issues with the building that 

would need to be resolved, in particular the need for additional lifts 

and more toilets to meet modern accessibility standards.  These 

would be difficult and expensive to retro fit.   

During the period of decommissioning, discussions were held with 

a number of potential business occupiers who terminated 

discussions once they understood the problematic layout, 

shortage of lifts and lack of bathrooms.  It is therefore considered 

unlikely that the building could be let in the short term at an 

economically attractive rent to a single tenant, or at all without 

extensive works. 

It might be possible to let to a number of smaller occupants or to a 

company offering serviced lets as incontiguous floor plates would 

be less of an issue.  Bathroom facilities would still need to be 

added, and disabled access would be an issue to a more 

manageable extent (because individual tenants could be allocated 

space within level sections, each needing new lift access). 
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Options Appraisal 
 

However, such a use would provide activity and benefit local 

commerce during normal weekday working hours if it could be 

achieved. 

A portion of the rear car park would be redeveloped as housing, 

with the ability to provide up to 40 new homes (36 in the base 

case). The remainder of the car park would benefit from similar 

treatment as the Bridge Street car park in Option 1. (Green Car 

Park/SUDs approach) 

Once the flood mitigation measures are in place the car park would 

become a developable site with residential units above parking 

should this prove necessary as part of any proposed flood 

measures. 

Using the river front site as office space does not appear to be the 

best value use for the site: there is little evidence that occupiers 

would pay a premium for space near to the river, particularly in a 

compromised building.  Significant speculative investment would 

be needed to add lifts to each section of the building, additional 

bathrooms, facilities for the movement impaired etc. 

Do Something  

(Option 4) –  

Redevelopment of 

Civic Centre as hotel 

with apartment/housing 

proposals for rear car 

park 

Essentially the same as Option 3 but with the conversion and 

extension vertically of the Civic Centre to form up to an 84-bed 

upscale boutique hotel with associated restaurants, bars, gym and 

pool. Initial feasibility works indicate that “half floor” lifts can be 

added externally on the North side of the building to allow guests 

and staff to reach each floor easily, as is common in multi-storey 

hotels.  There is little need for guests to travel laterally on 

accommodation floors (since most people only wish to access their 

own room) and therefore the incontiguous floorplates are less of 

an issue.   Open access to the River Avon waterfront could be 

provided for both hotel residents, local people and visitors which 

would provide a valuable public benefit.  

Overall, this project would create a publicly accessible, 7 days per 

week venue, which would benefit the place-making and 

regenerative aspect of a redevelopment brief adding to the 

commercial viability and activity within the town centre. 

This option is the subject of soft market testing with interest having 

been received. 

The Bridge Street car park would be retained as a public car park 

however will also serve as hotel arrival parking. It would be 

‘greened’ as set out above. 

The rear car park site would be developed as per Option 3, with 

up to 40 new homes ( 36 in the base case) and an element of 

retained public/hotel parking. 
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Options Appraisal 
 

Research commissioned by FuturePlaces shows that the provision 

of a high-quality hotel offer has a halo effect on neighbouring 

residential property values (sales and rental) of between 5-12%. 

For the purposes of modelling at the outline business case stage, 

we have used a figure of 5%. 

Do Something (Option 

5) – Do Something) – 

redevelopment of Civic 

Centre residential with 

apartment/housing 

proposals for rear car 

park 

The configuration and layout of the Civic Centre building is such 

that it does not adapt well or efficiently to residential use and this 

option has not been pursued in detail. 

If the objective were to use the site for housing, demolition would 

be necessary and it is difficult to justify this on environmental 

grounds.  Even if this were done, the ground floor would not be 

habitable due to flood risk, and so undercroft parking would absorb 

some of the built space, reducing the habitable volume that could 

be built. 

Due to the proximity of historic buildings and the attractive skyline, 

tall buildings would not be desirable and therefore neither would 

the option to build upwards to add capacity.  

FuturePlaces consider that a pure residential scheme would 

operate to sterilise the place potential of the location which has 

potential to be regenerated as a new quarter of the town centre 

contributing amenities, activity and vitality particularly in this 

waterfront location. It is further considered more appropriate to 

replace the former civic activity on the site with a public/activity  

generating use so as to support the regeneration of Bridge Street, 

which has lost occupiers due to the closure of the council offices 

which provided custom.  

 

Do Something (Option 

6) – market the site for 

sale 

(Retain Bridge Street 

car park and upgrade) 

This would potentially achieve the earliest capital receipt for BCP 

Council. Selling the land without any planning conditions is unlikely 

to achieve the best value.  This is because the site is viewed as 

problematic for the reasons discussed above. 

The current book value of the site held by BCP Council is £3 

million. 

The key considerations that make this option potentially difficult to 

deliver are:  

• Whether the site  is attractive to the market, particularly given 

constraints with Civic Centre building and the flood risk, which 

would potentially depress likely sales values 

• Development may not come forward quickly from private 

sector, leaving a valuable site vacant – a problem which is 

common within the BCP area due to the complexity/cost of 



 

23 
 

Options Appraisal 
 

flood risk and infrastructure requirements to open up 

development. 

• Land may become subject to trading, further delaying 

development 

• Stewardship and placemaking control is lost 

• Halo effect is lost if hotel is not developed 

• No guarantee of quick sale (due to size and complexity of 

site, market conditions etc) 

 

 

3.3 Recommended Option  

Description We consider the optimal development option for the Christchurch Civic 

Centre Campus to be Option 4 – redevelopment of Civic Centre as 

hotel with apartment/housing proposals for part of the rear car 

park for the following reasons: 

• Reuses the building supporting BCP’s Climate & Ecological 

Emergency Commitment. 

• Secures the place potential through enhancing the 

Christchurch visitor offer with a new boutique hotel. 

• Secures public access to the waterfront  

• Delivers new housing 

• Captures the Council the ‘halo’ benefit of the hotel 

development though ownership of the areas to be developed 

for housing.  

• Enables further consideration of appropriate tenure as rear car 

park scheme develops. 

• Will prevent land trading and secure development delivery 

• Delivers economic growth and new employment opportunities 

• Will operate to set quality and ambition for regeneration for 

wider area. 

• Car park and riverfront treatment will secure green 

infrastructure 

• Given the nature of the building, avoids the unavoidable 

accessibility issues that would occur if it were to be converted 

to a single tenant office building 
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• Uses the site for a purpose that makes use of its prominent, 

attractive location and provides benefits to the local 

community. 

Critically, under this stewardship scenario design quality controls and 

delivery criteria can be maintained via contract as well as via planning 

condition.  

It is recommended that BCP Council funds both the development of 

the hotel and residential schemes in order to retain maximum control 

and derive maximum benefit.  This is thought to be possible due to the 

relatively modest residential build cost of £8.465m. 

Under a build lease or joint venture, the council will benefit from land 

value uplift that may occur through the life of the scheme and will 

maintain control of the use of the site. Similarly, if BCP retains an 

interest in the residential development, it will benefit from the halo 

effect uplift either in terms of achieved sale or rental income.  

Such an arrangement will allow flexibility as to how public intervention 

might be channelled to support development delivery under 

challenging circumstances.  

It is recommended that BCP approves the division of the site to create 

two distinct development opportunities: 

• the redevelopment of the Civic Centre as a hotel with Bridge 

Street car park retained as public and arrival hotel parking. 

• the redevelopment of part of the rear car park as 

apartments/housing 

The two opportunities will be brought forward as separate Full 

Business Cases for final decision. 

Estimated 
incremental Cost 

Hotel development estimated build cost up to £16,364,000. 
 

Residential development of part of the rear car park would have a build 

cost in the region of £8,465,000. Detailed costs will be investigated as 

part of the Full Business Case process 

The estimated revenue cost of the next stage to achieve a Full 

Business Case is £969,000 as detailed below. 

Strategic 
objectives 

Delivers against Big Plan: maximise the potential of the stunning 

riverfront, Act at Scale, Iconic  

Delivers new hotel offer to support the revival of Christchurch town 

centre in line with various regional and national strategies. 

Provide jobs 

Provide accommodation for visitors and leisure, food and 

entertainment facilities for visitors, local people and neighbours. 

Supports BCP Climate Change commitment. 
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Delivers new homes to support BCP housing delivery targets 

 

Quantifiable 
benefits 

Up to 40 new homes, assuming 36 in the base case with a total 

estimated sale value of £10,539,072. 

Potential halo effect of circa £529,953 (5% sales uplift)10 

Economic impact to the area of new residential construction estimated 

to be £5,009,673 over 2-year build programme. 

Boutique upscale hotel with 84 new beds, bringing visitors to the area 

New job creation (56 jobs, equivalent to £2,127,664 GVA per year) 

Economic impact of hotel construction estimated to be £6,124,406 

GVA over 2-year build programme 

Approximately £1.78m additional visitor spend per year in the local 

economy. 

Multiplier effect within local economy generating business growth, 

jobs, and services 

FuturePlaces is currently running a market testing exercise to 

determine revenue potential of new hotel 

Disbenefits Removal of approximately 40 parking spaces to accommodate  

residential development  

Loss of associated car parking revenue, approximately £25,848 per 

annum 

Key Risks Hotel market interest does not persist.  This can be managed by 

early partnering with a suitable operating partner. 

Cost of conversion makes project unviable.  This will be managed 

to the extent possible by use of fixed price construction contracts.  

Contracts will not be let if the project is found to become unviable 

during the next phase of work leading to a Final Business Case (FBC) 

Financing Costs. Current capital market volatility could make cost of 

financing uncertain.  All financing will be secured before a construction 

programme is committed to.  Current market evidence seems to 

suggest that inflation is or will be peaking prior to contracts being let.  

Again, contracts will not be let if financing costs make the project 

unviable. 

Planning.  Given that the external changes to the building are limited, 

it is considered at this stage that the planning risks are more modest 

than they would be for a new building.  A full pre-application process 

will be followed at the next stage to determine planning appetite. 

 

 
10 Based on median £pcm for 2 bed properties in BH23 (£1,225pcm) 
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3.4 Benefit Cost Ratios 

3.4.1 Methodology 

A cost benefit analysis has been carried out in order to assess the comparative value for 

money (VfM) of each option. At the Outline Business Case stage, it is only possible to assess 

options at a high level, against estimated costs, but the analysis applies a consistent 

methodology to allow a considered comparison of the value for money of each option.  

The HM Treasury Green Book11 provides the following value for money categories; 

Benefit Cost Ratio Value for money (VfM) category 

BCR < 1 Poor VfM 

1 < BCR < 2 Acceptable VfM 

BCR > 2 High VfM 

 

The benefit cost ratio value is calculated by assessing the present value benefits (PVB) and 

present value costs (PVC) for each option. Subtracting the PVC from the PVB gives the Net 

Present Value (or, when using public funds, Net Present Public Value, NPPV); 

PVB – PBC = NPPV 

If the NPPV is a positive number, then the benefits of delivering a project are greater than the 

costs. If the NPPV is a negative number, then the opposite is true and the costs of a project 

outweigh the benefits.  

Dividing the PVB by the PVC gives the benefit cost ratio (BCR); 

PVB/PVC = BCR 

The benefit cost ratio indicates the relationship between the value of benefits and the costs 

required to achieve them. A BCR of 1 means that for every £1 of cost, £1 of benefit is 

achieved.  

A BCR of less than 1 means delivery costs are greater than the quantifiable benefits that will 

result. This does not necessarily mean a project should not continue as there may be 

significant benefits that are not easily quantifiable (e.g. meeting strategic objectives around 

placemaking or regeneration) that still make the project desirable. 

A BCR of greater than 1 means that quantifiable benefits are greater than the cost of 

delivering the project.  

The full analysis is set out in confidential Appendix E.   

3.4.2 Financial Appraisal 

The first two scenarios deal with value for money from a financial perspective, assessing the 

present value costs of each option against the present value benefits in terms of the income 

BCP Council can expect to realise over a 50-year period. Income from business rates or 

council tax is not included in calculations. 

Scenario 1 is a conservative analysis using an unlevered discount rate (UDR) of 5.5% and a 

terminal value discount rate (TVR) of 5.5%.   This number was appropriate at the time of 

writing, but it is expected that cap rates (which directly influence the TVR) may become 

volatile as interest rates continue to fluctuate.  The model is however relatively insensitive to 

changes in the TVR.  The appropriate value to use at FBC will be kept under review and 

updated as the market evolves. 

 
11 ppraisal Guide (publishing.service.gov.uk) 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/576427/161129_Appraisal_Guidance.pdf
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Scenario 2 uses the HM Treasury Green Book unlevered discount rate of 3.5% but retains the 

terminal value discount rate at 5.5%. 

This table summarises the value for money categories for each option in each of the 

scenarios: 

 

 

Table Notes: 

1. For both options 3 and 4, FuturePlaces has tested the option of building housing for sale against retention for the 

private rented sector (PRS) 

2. Option 5 has not been costed as it has been discounted for deliverability reasons 

As can be seen, there are relatively few options with acceptable Benefit Cost Ratios.  Taking 

these in turn: 

Options 1 and 2 : Both represent poor value for money. This is because the costs arising from 

maintenance and vacant business rates substantially exceed any income generated from the 

car parks. FuturePlaces recommends discounting these options. 

Option 3 : Whist acceptable from a BCR perspective, spending money to upgrade the office 

offering is considered to be risky.  The office market demand is for either large floorplates or 

very small units.  Given the configuration of the building, it would be difficult to provide either.  

As noted above, marketing of the building over an extended period has failed to find a tenant 

and there is a considerable risk that even after upgrade, no suitable tenant could be found.  The 

option is therefore not considered attractive. 

Option 4a: The option to convert the asset to a hotel and PRS residential is  the preferred option.  

The BCR is acceptable, but more importantly this option is considered to bring the best social 

utility and brings new business to the area. 

Option 6: Selling the site does have a marginally higher BCR than the other options, but has 

other issues.  Not least, it is likely that the building would ultimately be demolished, possibly 

after an extended period standing empty.  This outcome is not compatible with an attempt to 

mitigate the declared Climate Emergency.  Although the BCR is high, it is based on small 

numbers and actually only generates a net gain to the council of £3million. 

 

 

 

BENEFIT:COST RATIO FOR CHRISTCHURCH 

CIVIC CENTRE REGENERATION PROJECT

Scenario1 (UDR 5.5%, 

TVR 5.5%)

Scenario 2 (UDR 

3.5%, TVR 5.5%)

UDR where

IRR = 0

1 Do nothing 0.86 0.86

2 Do minimum 0.77 0.80

3 Convert to office, resi to rear 1.29 1.52

3a Convert to office, resi to rear (PRS) 0.95 1.20

4 Convert to hotel, resi to rear 0.67 0.81 6.0%

4a Convert to hotel, resi to rear (PRS) 1.01 1.27 8.6%

6 Sell site (retain Bridge Street for greening) 1.91 1.91

          = High : > 2

          = Acceptable : between 1 & 2

          = Poor : <1
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3.4.3 Economic appraisal 

It is important to also consider the wider economic benefits of delivering a project which can 

demonstrate the value of the completed project to the local economy in the long term and 

have a positive impact on its value for money. This is particularly important for a project such 

as this that has a marginal cash return to the Council. 

These benefits capture the impact on the economy of the construction work and the ongoing 

impact of new jobs supported by the newly converted civic centre building. The calculations 

for assessing the value of these benefits are set out in Appendix D. 

For options 3 and 3a this includes the one-off Gross Value Added (GVA) impact arising from 

the work to convert the building to offices and the recurring, annual GVA resulting from the 

anticipated number of jobs linked to the new office space.  

Table B in Appendix D shows the calculation for estimating the number of jobs the new office 

space could support using UK Government research on job density by sector and the total 

floor area of the building. Using the Office for National Statistics (ONS) figure for annual GVA 

output per job in general office related activities it is possible to estimate a total GVA figure 

associated with these jobs.  

For options 4 and 4a this includes an assessment of the comparative benefits of redeveloping 

the Christchurch Civic Centre building as a hotel, by assessing the relative impact on the local 

economy according to the quality of the hotel offering created. The analysis considers the 

recurring, annual Gross Value Added (GVA) resulting from the creation of new direct jobs at 

the hotel and new indirect jobs in the wider supply chain. It also considers the one-off GVA 

impact arising from the construction work to build the hotel and the increase in visitor spend 

arising from the creation of a new hotel. 

Table A shows these benefits over a 20 year period.  

This table summarises the value for money categories arising from the development of a 

range of different quality hotel offerings: 

GVA Analysis  
Benefit of Wider Hotel Development on the wider Christchurch area 

     

Hotel Type GVA Per year 
Total GVA over 50 
Years 

Benefit Cost Ratio 
(PVB/PVC) HMT Rating 

Budget £851,066 £851,066 1.60 Acceptable 

Mid-scale £1,418,443 £1,418,443 2.41 Good  

Upscale £2,127,664 £2,127,664 3.43 Good  

Luxury £4,255,328 £4,255,328 6.48 Excellent 
 

The economic benefits from the development of a budget hotel represent acceptable value for 

money. It would however fail to deliver the halo effect on surrounding property values and 

would not deliver optimum regeneration outcomes for the local area.  A budget hotel is also 

incompatible with maximising value from an attractive water front site close to historic 

buildings. 

A mid-scale offer would represent good Value for Money, but would be unlikely to bring the 

halo effect... 

However, the development of either an upscale or luxury hotel offering delivers excellent 

(BCR greater than 3) value for money.  Given the size of the current building and its position 

next to the River Avon, it is unlikely that the site could accommodate sufficient amenities to 

achieve a luxury rating. For this reason, FuturePlaces recommends the development of an 
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upscale boutique hotel and has based the costs for hotel redevelopment and the calculations 

of economic benefit in this Outline Business Case on that assumption.  

The recommended option 4 is rated as acceptable value for money based on a purely 

financial appraisal using the conservative UDR of 5.5% or the HM Treasure UDR of 3.5%. 

However, it is important to consider how the economic benefits of delivering an upscale 

boutique hotel would impact on the overall BCR and therefore VfM category for the project. 

3.4.4 Combined financial and economic appraisal 

Scenarios 1a and 2a consider the impact of combining the present value of the economic 

benefits of redeveloping the civic centre building into either new offices or a luxury hotel, with 

the present value of the financial benefits. The impact on the value for money category for 

each option involving the redevelopment of the building is significantly positive, resulting in the 

adjusted BCR values increasing. 

The change in VfM categories for each option is summarised the table below. Positive 

changes in category are indicated by green text. 

 

 

 

 

Of particular note is that the VfM categories for options 4 and 4a are significantly improved in 

both scenarios once the economic benefits are factored in, with all representing (very) high 

value for money. This is because the net present values for each option are significantly 

increased due to the addition of GVA benefits arising from the development of an upscale 

boutique hotel. 

Options 3 and 3a also now result in a (very) high VfM category in both scenarios. The net 

present values are dramatically improved due to the impact of assumed GVA arising from jobs 

located in the new office space. However, it should be emphasised that this model assumes 

consistent full occupancy after 3 years and market testing indicates that there is insufficient 

demand for this scale of new office development in Christchurch town centre. It is likely that if 

the building were to achieve full occupancy, this would be as a result of displacing activity 

from elsewhere across Christchurch or the wider BCP area. For these reasons and those 

described above, FuturePlaces does not recommend conversion to office. 

Adjusted Benefit Cost Ratio Analysis - Christchurch 

Civic Centre

Scenario 1a (UDR 

5.5%, TVR 5.5%)

Scenario 2a (UDR 

3.5%, TVR 5.5%)

UDR where

IRR = 0

1 Do nothing 0.86 0.86

2 Do minimum 0.77 0.80

3 Convert to office, resi to rear 11.38 11.55

3a Convert to office, resi to rear (PRS) 11.31 11.63

4 Convert to hotel, resi to rear 3.99 4.05 6.0%

4a Convert to hotel, resi to rear (PRS) 4.03 4.20

6 Sell site (retain Bridge Street for greening) 4.94 5.66

          = High : > 2

          = Acceptable : between 1 & 2

          = Poor : <1
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The economic benefits associated with options 4 and 4a are considered to be more likely to 

result in a net gain for the local economy. Research commissioned by BCP Tourism12 

indicates there is a market for new, high quality hotel accommodation in Christchurch which 

would result in additional new economic activity, rather than displacing activity from 

elsewhere. Separate research carried out for FuturePlaces by Knight Frank13 demonstrates 

the ‘halo effect’ achieved by new hotel development, resulting in improved property values to 

the neighbouring areas. Added to this, there are strong regeneration and placemaking 

outcomes associated with a new hotel development which contribute to delivering the 

objectives of the Big Plan.  

Option 4a delivers a slightly higher BCR which, along with the reasons outlined above, makes 

it FuturePlaces’ recommended option. 

 

3.5 Sensitivity Analysis 

The vulnerability of the preferred option to future unknowns, for example political change, 

economic challenges such as inflation, wage growth etc. will be carried out at the Full Business 

Case stage.  

The level of uncertainty and cost variability around the current capital and construction markets, 

with , its associated impact on price inflation, cost of financing and projected demand in the 

short term, means it is not prudent to carry out a detailed sensitivity analysis at this stage. The 

potential impact on the viability of any construction scheme is clearly significant and any view 

taken at this stage could change for the better or worse in a short space of time.  

However, in consultation with the BCP Council commissioning team, FuturePlaces has 

considered the impact on the internal rate of return (IRR) of two key variables on the base case: 

the funding rate, or UDR (unlevered discount rate), and inflation.    

The impact of these can be seen in the table below 

 Base Case 

IRR 

Base Case 

UDR 

UDR for 

IRR=0% 

Base Case 

Inflation 

Construction 

Inflation for 

IRR=0% 

Base 

Case 

3% 3.8% 8.6% 2% 

above 

current 

 >15% 

  

For each variable, UDR and rate of cost inflation, the increase from the base case value needed 

to cause the internal rate of return of the project to fall to zero has been calculated.  This has 

been done because whilst sensitivities are often presented as a response to a unit change, this 

is meaningless unless some estimate of the volatility can be made.  Given current market 

turmoil, this is difficult to predict.  It is more intuitive to consider whether a move of the 

magnitudes above is likely to occur, or at least possible.  For example, whilst it is difficult to say 

exactly where long term funding rates may stabilise by the time of FBC, it seems likely that they 

will be less than 8.6% and therefore the project will remain viable.  

Whilst an assumed inflation of 2% above current rates for construction may at first sight seem 

low, it should be borne in mind that much of the current price inflation has been caused by 

 
12 Hotel Solutions (March 2021), BCP Council, Hotel & Visitor Accommodation Research  
13 Knight Frank (August 2022), Civic Centre Poole Campus Site Market Impact Report 
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energy costs, the after-effects of covid related transport issues and higher interest rates.  In fact, 

after peaking at over 20% above pre-covid levels, construction steel prices are now almost back 

to pre-COVID levels.  Second, over the long run inflation in costs tends to lead to inflation in 

asset prices, albeit after periods of market dislocation.  In order to be conservative, this uplift in 

asset values has been discounted.  The 2% can therefore be seen to be measure of the excess 

increase in costs over the increase in asset prices.  It is therefore considered reasonable.  Even 

if this value isn’t accepted, the sensitivity table above shows that the project can withstand an 

increase in costs in excess of 15% over any growth in asset values and still remain viable. 

Given the sensitivities above, the economic, regenerative and social benefits of the project 

presented above justify the investment in the project, particularly when there are few attractive 

alternatives available. 
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4 Financial Case 

4.1 Introduction and Methodology 

The financial case demonstrates how the development of the preferred option will be funded, 

subject to approval by BCP Council.  

The costs for the development of the project to Full Business Case stage are set out below. 

These consist of costs of third-party consultancy (e.g., design, quantity surveying, engineering) 

and a contribution to the staff costs and overheads incurred by BCP FuturePlaces in managing 

the project.  

At the Full Business Case stage, the scheme costs for the preferred option will be developed 

more fully using an independent cost consultant as part of the final development appraisal. This 

will include an appropriate level of sensitivity analysis, given the current prevailing uncertainty 

in global inflation. This will allow for an assessment of affordability within BCP Council’s capital 

programme budget. 

4.2 Funding requirements 

The recommended option 4a requires an estimated £26.7m of capital to fund the development 

of the new hotel and residential schemes. This includes the forecasted cost of borrowing impact 

to the BCP Council revenue account and Minimum Revenue Provision (MRP) requirements.  

The breakdown of this figure is shown in Section 4.4 below. 

4.3 Funding Options  

BCP Council has the option to consider funding the hotel and residential development through 

prudential borrowing from the Public Works Loan Board (PWLB). 

The most likely delivery method for the hotel would be for the council to secure a hotel operator 

partner through an open procurement process. The operator would specify the design that the 

Council would then fund and build through a procured construction partner. The completed hotel 

would then be leased to the operator for a minimum of 20 years on suitable financial terms.  

Once revenue has stabilised as the hotel matures, the asset would then be sold to the 

investment industry.  There is a ready market for this kind of asset.   This income during the 

holding period would be used to repay the borrowing and then eventually become a net 

contributing revenue stream, if the sale period were to be pushed into the future. 

The residential scheme could be developed through a build lease contract or via a direct 

contract for construction. Both of these arrangements would need to be procured through an 

open procurement process. 

4.4 Affordability 

A detailed affordability assessment is included in confidential Appendix E. The table sets out the 

costs associated with borrowing from the Public Works Loan Board to fund the preferred option 

4a.  

It is assumed that the hotel will be built and funded by BCP Council and then leased to an 

operator for a minimum of 20 years. It is assumed that the residential development for the 

remainder of the site will take 2 years to build out and will then be let as private rented sector 

homes. 
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4.5 Financial Model 

The costs incurred to date to achieve the Outline Business Case are outlined in the table below. 

No Supplier Service 
Actual/Committed 

Cost 
(Excluding VAT) 

1  Tom Reynolds Architects  Capacity Study 15,000.00 

2  Mae Architects Architectural Services 14,050.00 

3  Frazer Garner Quantity Surveyor 745.00 

4  Thorpe Engineering Engineering 950.00 

5  Chilmark 
Pre-application advice 
support 

6,408.00 

6  IHCA Hotel market consultancy 7,500.00 

7  The Prince's Foundation Consultancy 11,500.00 

8        

9        

10        

11        

12 Sundries  58.00 

  Sub-total      56,211.00 

  
FuturePlaces staff costs 
and overhead 

  112,422.00 

  TOTAL     168,633.00 

 

The estimated costs to achieve the Full Business Case are outlined in the table below 

No Item Estimated Cost  

(Excluding VAT) 

1 Master Planner including Landscape Design and Outline 

Application Information for Residential Development 

£80,000 

2 Planning Consultant  £25,000 

3 Site Ecological Appraisal (including allowance for 

subsequent surveys) 

£7,500 

4 Transport Consultant £20,000 

5 Site Topographical Survey £3,000 

6 Site Arboriculture Survey  £2,000 

7 Pre-Application Fee (for site reference master plan) £5,000 

8 Legal Services £40,000 

9 Public Engagement  £13,000 

10 Red book Valuation  £5,000 

11 Civil Engineering, including Site Flood Risk Assessment and 

SUDS  

£15,000 

12 Allowance for Tax advice £10,000 

   

 Services only related to the Hotel redevelopment proposals:  

13 Economic Impact Assessment £5,000 

14 Hotel market consultant  £10,000 

15 Property survey of legacy Civic building  £50,000 

   



 

34 
 

No Item Estimated Cost  

(Excluding VAT) 

 Services only related to the residential development 

proposals: 

 

16 Commercial Property Agent  £15,000 

17 Services Engineer (MEP) £15,000 

18 Outline Planning Application Fee  £2,500 

   

19 Sub-total £323,000 

20 FuturePlaces staff cost and overhead £646,000 

21 TOTAL  £969,000 

 

The costs for developing the project to Outline Business Case have been funded through 

FuturePlaces’ working capital facility. This includes both internal (staff) and external 

(professional consultancy services) costs. These costs are to be capitalised upon approval of 

the Outline Business Case and adoption of a single option for the redevelopment of the site in 

two parts: a hotel development at the Civic Centre, and residential development on the 

remainder of the site.  

The costs for developing the two separate single options to Full Business Case are set out in 

the table above.  

Each Full Business Case will come forward with detailed costings for the delivery phase of the 

projects and an appraisal of funding options for consideration by BCP Council, prior to a decision 

on whether to proceed. 

Post adoption of this OBC, a single option will have been adopted for the development of the 

site and the cost of works to FBC can be capital- funded by BCP Council as invoiced by 

FuturePlaces. 

 

4.6 Financial Risks 

Headline financial risks are considered at this stage to be: 

• Construction costs continue to rise due to external economic factors and impact on 

viability. As discussed above, this risk is manageable 

• House prices are affected (negatively) by external economic factors e.g., recession, 

cost of living and impact on viability.  Whilst it is entirely foreseeable that there may be 

a reset in the housing market, BCP has one of the least affordable housing markets in 

the UK (Price:Avg Earnings of over 11x).  There is therefore extremely strong demand 

for good quality rental property from those without the means or desire to provide a 

deposit or to buy into a potentially volatile market.  Recent tax changes continue to 

make residential letting less attractive to private landlords.  With the pool of tenants 

remaining constant or increasing, and the number of private rental homes falling, it is 

widely expected that demand will remain strong providing reasonable certainty that 

income to the scheme can be maintained. 
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• Interest rate increases impact on affordability of borrowing to fund the scheme(s).  A 

decision to proceed beyond FBC will not be taken until PWLB funding is assured and 

rates are locked in.  If rates have moved such that the project is no longer viable (taking 

into account the social, wider economic and regenerative benefits) then the project can 

be paused until rates stabilise. 
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5 Commercial Case 

5.1 Market Analysis 

The Christchurch Local Plan sets out the housing needs in Christchurch in the context of East 

Dorset. It references the Strategic Housing Market Assessment (SHMA) which identifies the 

need for 57,600 homes in East Dorset between 2013 and 2033. It anticipated that 6,000 of these 

new homes would be delivered in Christchurch town centre.  

The BCP Housing Strategy14 identifies the need to build 2,637 new homes a year, based on 

standard Government housing need forecasting methodology. A new Local Plan for BCP is 

scheduled for adoption in 2023 and will identify new allocations for delivery across the BCP 

area.  

Over the last five years, 1,150 dwellings have been delivered annually across the BCP Council 

area, showing a potential shortage in housing if increased rates of delivery are not forthcoming.  

In 2021 the average residential property price in Christchurch was £394,10015, compared to 

£361,500 in 2020. This has increased from £217,034 in 2010. The current level of house prices 

is 13% higher than the national average.  

The rise in house prices has impacted the affordability of housing in Christchurch for the wider 

BCP population. Across the BCP Council area,  the ratio of median house prices to median 

residence-based earnings has increased consistently over the last few years. However, 

between 2020 and 2021 the jump was more significant, increasing from 9.75 in 2020 to 11.3 in 

2021. In the South West the ratio grew to9.8 and 8.92 across the whole of England and Wales, 

illustrating the affordability issue facing local people. Out of 329 local authorities where data is 

available BCP Council is ranked the 70th least affordable. 

Private rental market data for BCP Council for the period 01/10/2020 to 30/09/2021 gives a 

median figure for residential rents of £850 per month, compared to the average for the whole of 

England of £755. Like house prices, this is 13% above the national average. The comparable 

figure for BCP Council for the previous year was £795, an increase of 7% in nominal terms at a 

time when incomes are growing slower than inflation, placing increased pressure on families.   

The evidence clearly demonstrates an affordability problem within the BCP housing market. 

Increasing supply by building more homes is one way of contributing to a solution. The Big Plan 

ambition to “act at scale” includes a target of 15,000 new homes. BCP’s Housing Strategy 

describes needing to meet a target of up to 2,637 new homes a year and makes a clear link to 

the relationship between supply and affordability 

According to data from the Department for Levelling Up, Housing and Communities16, housing 

delivery in BCP has fallen well short of that mark in recent years with 1,090 completion is 

2019/20, 480 in 2020/21 and 330 in 2021/22. Although these figures will have been impacted 

by COVID-19 restrictions, there is still a significant gap to close in order to meet the target. This 

scheme is part of an overall programme being developed by BCP FuturePlaces that can deliver 

over 3,000 new homes.  

Although this particular site has limited capacity to add large numbers of homes without an 

undesirable environmental impact (not least because the Civic Centre configuration and location 

does not lend itself to an easy conversion to residential), FuturePlaces believes that a modest 

 
14 Housing Strategy 2021-2026 (bcpcouncil.gov.uk) 
15 BCP Economy Update, April 2022 
16 LiveTable253.ods 

https://www.bcpcouncil.gov.uk/About-the-council/Strategies-plans-and-policies/Documents/housing-strategy-2021-20261.pdf
https://view.officeapps.live.com/op/view.aspx?src=https%3A%2F%2Fassets.publishing.service.gov.uk%2Fgovernment%2Fuploads%2Fsystem%2Fuploads%2Fattachment_data%2Ffile%2F1084086%2FLiveTable253.ods&wdOrigin=BROWSELINK
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number of homes on the site is a useful contribution to a town centre with few options for at-

scale development.  Adding smaller number of homes at a series of sites adds up. 

5.2 Delivery Model 

 

Hotel Element  

Option A  

 

Direct delivery (shell and core) and subsequent sale/lease to hotel 

operator for fit-out. This would most likely be delivered by seeking 

planning and building approval, negotiating with a contractor.  It entails 

the highest risk. 

Option B 

(recommended) 

Concession or JV agreement with hotel operator, whereby a joint 

specification is drawn up and developed.  Hotel operator enters into an 

agreement to operate the hotel to agreed standard under a fixed or 

turnover based rental agreement. 

Option C Sale of building to a hotel operator to develop and operate as they see fit 

(understood to have been rejected by Members; gives poor control over 

quality of offering and hence regenerative impact on town) 

Residential 

Element 

 

Option A Direct delivery and sale to owner occupiers. This would most likely be 

delivered by seeking planning and building approval, negotiating with a 

contractor, and retaining profit.  It entails the highest risk. 

Option B  Direct delivery and retention as PRS. As Option A but BCP retaining 

ownership and entering into a private rental agreement(s) either 

corporately or individually. 

Option C Market sale/lease following receipt of planning permission. This allows 

for retention of quality in design and assurance for the developer that they 

have limited risk in determining density etc. This is likely to achieve the 

highest land value but will be delayed until at least receipt of planning. 

Option D 

(recommended) 

 

Build Lease with the onus on planning resting with the lessee with inbuild 

design quality, specification and placemaking conditions. 

Attractive to market as land purchase effectively postponed until 

completion.  

Attractive to BCP Council as design quality controls can be exercised 

through contract and stewardship oversight as well as through planning. 

Further such that council participates in profitability of scheme as well as 

land value. 

Design control will also enable full embedding of Environment Agency 

recommendations on flood risk mitigation.  

BCP has option of either participating in ultimate sales value of properties 

created or electing to purchase properties created and manage for 

income (whether PRS, Extra Care or other). 
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The most easily recognised method of disposal which might achieve a 

greater land value than Option C should any alternative 

development/design proposal be brought forward and prove acceptable 

to BCP.  

 

5.3 Contractual Issues 

5.3.1 Hotel Proposition  

A private sector partner will be procured via a formal tender process in accordance with The 

Concession Contract Regulations 2016. The private sector partner will fund, develop and 

operate the property as a hotel within strict parameters defined within the concession contract 

which will form part of the tender package. This procurement model will ensure that BCP retains 

Freehold ownership of the property, providing long term control and value. The terms of the 

concession contract will be defined during the next stage via specialist legal advice which will 

be sought either via the BCP Legal Services team or an external provider. As the property will 

remain a BCP asset, the concession tender will be administered by the BCP procurement team 

with strategic property input provided by BCP Estates. 

5.3.2 Residential Development 

A contract will need to be let for the delivery of the residential element of the scheme. In the 

development of the Full Business Case, FuturePlaces will work with BCP Housing in order to 

agree the optimum approach to development of the site.  

 

5.4 Procurement 

As BCP wish to impose obligations upon its chosen partner to execute works within certain 

parameters this constitutes a public works contract under PCR 2015 and therefore requires a 

fully compliant above threshold procurement in line with current legislation. 

At the time of this OBC, the Public Contracts Regulations 2015 (PCR 2015) and the Concession 

Contracts Regulations 2016 (CCR 2016) are the current legislation, however both are due to be 

replaced at some point during 2023. The date of implementation is not yet known, and the final 

contents of these new regulations have not been confirmed. As such, the procurement strategy 

decisions will be made based upon the current legislation. Should the new legislation come in 

to play prior to this procurement being run the strategy will be reviewed and amended 

accordingly.  

A working assumption, based on the current programme, would be that the procurement will be 

governed by PCR 2015/CCR 2016. Should the procurement process commence prior to the 

new legislation being implemented it is expected that PCR 2015/CCR 2016 shall prevail for 

remainder of said procurement process. 

As the preferred contractual structure has not yet been determined (whether we are procuring 

for a Joint Venture (JV) partner or procuring for a provider to deliver under a Concessions 

Contract we cannot define the exact procurement process that will be carried out.  

The two options we are currently looking at are: 

• A Joint Venture Partner procured in line with the Public Contracts Regulations 2015    

procedure Competitive Dialogue 
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• A concessions contract procured in line with the Concessions Contracts Regulations 2016 

Independent legal advice will be sought (a procurement exercise currently underway to 

commission a legal services provider to provide strategic legal advice) regarding the 

procurement risks and impacts on the preferred contract structure of each of the options. A 

‘procurement decision record - to publish’ will be created ahead of the procurement detailing 

the process and obtaining the relevant approvals. 

The chosen procurement process will ensure compliance and value for money are achieved 

along with other added value benefits such as social value, sustainability, efficiencies etc to 

enhance the offering received. 

5.4.1 Competitive Dialogue Procedure under PCR 2015 – for the procurement of a JV 

partner 

A Competitive Dialogue procedure (CD) may be used where “the contract cannot be 

awarded without prior negotiation because of specific circumstances related to the 

nature, the complexity or the legal and financial make-up or because of risks attaching 

to them” (Regulation 26). This approach is widely used for bespoke projects which rely 

on input from the market expertise. Through dialogue FuturePlaces may engage with 

prospective partners to “identify the solution or solutions which are capable of meeting 

its needs” (Regulation 30) whilst ensuring that the appointed partner/ developer has 

submitted proposals which align with the objectives of the Council and the 

requirements that will be set out in the specification (including the minimum 

requirements). 

Other procedures under PCR 2015 would not allow for any degree of 

negotiation/dialogue with potential partners/developers. The market are familiar with 

this type of procedure as it is widely used. The procurement will be designed to avoid 

lengthy dialogue phases and will be streamlined, efficient and focussed. 

5.4.2 Stages (following procurement strategy, design, specification writing, pricing structure 

and a decision on how the resulting contract will be structured) 

(a) Contract Notice & Publication of tender documentation (including evaluation 

criteria      and minimum requirements) – publicly published notice of procurement 

(via BCP portal, Contracts Finder, Find a Tender Service and any other suitable 

publication/forum) 

(b) Selection Stage – standard suite of BCP selection questions along with some 

project specific questions aimed at eliciting relevant prior experience and 

consideration of financial standing. 

(c) Evaluation of selection stage 

(d) Invitation to Participate in Dialogue & Dialogue Phases – to those who pass the 

selection stage  

(e) Final Tender Documentation and returns 

(f) Evaluation 

(g) Award including standstill period 

Following close of dialogue and receipt of final tenders, tenders may be clarified, 

specified and optimised/ but this must not involve changes to the essential aspects of 

the tender or procurement. Post evaluation the contracting authority may negotiate 
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with the winning tenderer to confirm financial commitments or other terms by finalising 

the terms of the contract. Provided this does not materially modify the essential aspects 

of the tender or procurement.  

It is important to note that although FuturePlaces have carried out valuable soft market 

testing exercises in order to inform the proposed approach, the procurement will be 

conducted in such a way which gives no advantage to any particular party, whether 

involved in the soft market testing or not. 

5.4.3 Concessions Contract (procured under the Concession Contracts Regulations 2016) 

This is the most likely of the two options in terms of procurement route and forms the 

base case for this OBC.  

A private sector partner can be procured via a formal tender process in accordance 

with The Concession Contract Regulations 2016 (CCR 2016). The private sector 

partner will fund, develop and operate the property as a hotel within strict parameters 

defined within the concession contract which will form part of the tender package. This 

procurement model will ensure that BCP retains Freehold ownership of the property, 

providing long term control and value. 

5.4.4 Stages (following procurement strategy, design, specification writing, pricing structure 

and a decision on how the resulting contract will be structured) 

(a) Selection Exclusion Stage (similar to PCR 2015 SQ stage) – including grounds 

for exclusion of potential concessionaires based on evidence of unsuitability.  

(b) Evaluation of selection exclusion stage 

(c) Selection Evaluation Stage (similar to PCR 2015 ITT stage) – assessing 

professional and technical ability and tenderers economic and financial standing 

(d) Optional negotiation stage (cannot materially change the subject matter of the 

concessions contract) 

(e) Award including standstill period 
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5.4.5 Summary of potential procurement activity 

 

 Potential 

procurement 

required 

Estimated 

value 

Potential 

method 

Estimated 

timeframe 

Risk 

Do Nothing 

(Option1) 

n/a 

 

n/a n/a n/a n/a 

Do the 

minimum 

(Option 2) – 

retention of car 

parking with 

greening 

improvements 

 

Contractor 

required for car 

park upgrade and 

greening activity 

£500k Framework, mini 

competition, or 

open tender 

3-6 months Procurement risk is limited 

due to open and competitive 

process 

Do Something 

(Option 3) – 

convert Civic 

Centre to 

offices with 

apartment 

/housing 

proposals for 

rear car park 

1. Contractor 

required for 

conversion of 

Civic Centre 

to office 

2. Contractor 

required for 

build lease 

housing 

construction 

1. £5-6m 

2. £8-9m 

1. Framework, 

mini 

competition, 

or open 

tender 

2. Framework, 

mini 

competition, 

or open 

tender 

1. 6-12 

months 

2. 6-12 

months 

Risk limited due to open 

tender 

Risk of no suitable 

contractor coming forward 

limited due to generic 

nature of works 

Do Something  

(Option 4/4a) – 

convert Civic 

Centre to 

boutique hotel, 

residential 

development 

to rear car park 

1. Delivery and 

operating 

partner(s) 

required for 

hotel 

development 

2. Contractor(s) 

required for 

build lease 

housing 

construction 

1. £16-

18m 

2. £8-9m 

1. Joint venture 

(formed by 

competitive 

dialogue 

procedure) or 

contract for 

delivery under 

open tender 

2. Framework, 

mini competition, 

or open tender 

 

 

1. 9-12 

months 

2. 6-12 

months 

1. Risk of no suitable hotel 

operator being found – 

mitigated due to successful 

soft market testing process 

and range of candidates 

available 

2. Risk mitigation for 

appropriate procurement of 

hotel partner in 

development with BCP 

Legal 

3. Risk of identifying 

suitable residential delivery 

contractor limited due to 

generic nature of works 
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 Potential 

procurement 

required 

Estimated 

value 

Potential 

method 

Estimated 

timeframe 

Risk 

Do Something 

(Option 5) – 

convert Civic 

Centre to 

apartments, 

with residential 

development 

to rear car park 

 

1. Contractor(s)  

required for 

build lease 

housing 

construction 

2. Conversion of 

Civic Centre 

to apartments 

has been 

discounted 

due to issues 

with layout 

 

1. £8-9m 1. Framework, 

mini 

competition 

or open 

tender 

1. 6-12 

months 

1. Risk of identifying 

suitable delivery contractor 

limited due to generic 

nature of works 

Do Something 

(Option 6) – 

market the site 

for sale, retain 

Bridge Street 

car park and 

upgrade 

1. Sales 

process to be 

run by agent 

under 

framework or 

open tender 

2. Contractor 

required for 

car park 

upgrade and 

greening 

activity 

1. Agent 

fees to 

be 

agreed 

through 

process 

2. £500k 

1. Framework 

or open 

tender 

2. Framework, 

mini 

competition 

or open 

tender 

1. 1-2 

months 

2. 3-6 

months 

1. Risk of not securing 

agent mitigated due to 

open and competitive 

process 

2. Risk of not securing 

contractor is limited 

due to open and 

competitive process 
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6 Management Case 

6.1 Governance Arrangements 

A project board will be formed for the project within the established BCP Council governance 

framework, reporting to Corporate Management Board and the Big Plan Delivery Board and 

following the political governance structure as set out below: 

                                      

 

The next stage of the project of the will be led by FuturePlaces. The Design and Development 

Director will lead the project and the project team on a day-to-day basis with strategic oversight 

and responsibility provided by the Managing Director who will perform the role of Senior 

Responsible Owner.  

6.2 Change Management 

Project change requests may be required if there are any significant alterations required to the 

scope of the project agreed at Full Business Case e.g., cost increase or delay to delivery. This 

will require completion of a Project Change Request (PCR) form, setting out; 

• A description of the change requested 

• Reason for the change 

• Impact of the change on project delivery (e.g., cost, time, quality) 

• Impact of not making the change 

• Impact of the change to the project risk profile 

 

The PCR will be reviewed and decided by the Project Board in the first instance. On an 

exceptional basis, particularly significant changes may need to be referred to the FuturePlaces 

Board or Big Plan Delivery Board for decision e.g., if a cost increase or delay is sufficiently 

significant to threaten the overall deliverability of the scheme.  

6.3 Risk Management 

The Development Manager (project manager) will maintain a project risk register which will be 

reviewed on a monthly basis by the project board and SRO to ensure new risks are regularly 

captured and mitigation strategies remain aligned to the current risk status. The overall risk 
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profile of the project will be managed by the project team and reported via the Project Board to 

the Big Plan Delivery Board.  

6.4 Project Team  

The next stage of the project will be led by FuturePlaces, with property and procurement support 

services provided by BCP.  

Leadership of the project post Full Business Case (FBC) will be considered in collaboration with 

BCP during the next stage and a recommendation will be detailed in the FBC.  

The membership of the project team is detailed in the table below. 

Team Member Title Project Role 

FuturePlaces  

Andrew Burrell Design and Development Director Project and design lead 

Craig Beevers Chief Operating Officer and Head of 

Investment 

Investment lead 

Gail Mayhew Managing Director Senior Responsible Owner  

Isabelle Adams Procurement Manager  FPCo procurement lead 

James Croker Corporate Engagement Director Engagement lead   

Rob Dunford Corporate, Business Case & 

Commercial Manager 

Governance oversight and business case 

lead  

Steve Cox Programme Manager  Programme oversight  

tbc Development Manager To be appointed/ procured  

BCP 

Rebecca Bray  Senior Strategic Estates Surveyor Property lead  

Stuart Bickel Procurement Category Manager 

(Place) 

BCP procurement lead 

Ingrid Brown Head of Legal Services – Law and 

Governance 

Interface for provision of specialist legal 

advice, including  JV/ Operator/ Partner 

contracting 

 

6.5 Project Plan 

A project plan has been created by the FuturePlaces Programme Manager to set out the 

programme of activity required to develop the Full Business Case and proceed to construction.  

The plan is set out in MS Project in order to be able to clearly show where activities can be 

completed concurrently and where sequencing is driven by the dependency of one activity on 

the completion of another. The timeframes allowed for each activity are based on experience, 

with an allowance for contingency where appropriate. In some instances, for example 

procurement, the timeframe is benchmarked against the most time-consuming process 

(competitive dialogue) with the view to illustrating the longest potential timeframe and seeking 

ways to reduce it through effective project management and prudent selection of options.  

The Project plan is attached in Appendix B. 
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6.6 Key milestones 

The following milestones apply to both the Hotel and Residential development proposals.  

Council approved OBC –  21st February 2023 

Project team appointed –  May 2023 

Public engagement process –  June 2023 

Reference master plan and development brief completed –  September 2023 

Tender issued to seek development partners –  September 2023 

Tender process completed and preferred partners identified (assuming a competitive dialogue 

process is required, other procurement routes maybe quicker) -  April 2024 

Full Business Case presented to Council –  July 2024 

6.7 Monitoring and Oversight 

Progress will be reported and monitored on a monthly basis via The Big Plan Delivery Board 

and the FuturePlaces Board. 

6.8 Data Sharing 

Data will primarily be collected relating to project spend and delivery milestones (planning 

decisions, contracting, build start and completion etc.). This data will be reported to the Big Plan 

Delivery Board through the dashboard.  
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Appendix A – Mapping and images 
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Proposed site layout 
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Architect sketch of potential apartment blocks 
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Appendix B – Project Plan 
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Appendix C – Options appraisal (Strategic Fit) 

FuturePlaces     Project Decision-Making Matrix   
Objective Test Option 1 Option 2 Option 3 Option 4 Option 5 Option 6 

    
Do 
Nothing 

Retain 
car park 
and 
upgrade 

Convert Civic 
Centre to 
offices with 
housing to 
rear car park 

Convert 
Civic 
Centre to 
hotel 
with 
housing 
to rear 
car park 

Convert Civic 
Centre to 
housing with 
housing to rear 
car park 

Market site 
for sale 

Finance Best Price             

  Best Financial Value             

  Period of Return           1 

Place Place Potential - BCP 0 0 0 1 0 0 

  Place Potential - Town 0 1 1 1 1 0 

  Place Potential - Neighbourhood 0 0 0 1 0 0 

  
Design Quality / Place Making 
Aspiration 0 0 0 1 1 0 

Housing & 
Infrastructure Number of Housing Units     1 1 1 1 

  Local Provision     1 1 1 0 

  Affordability             

  Special Residential Need or Demand             

  Community Infrastructure             

Economy Jobs 0 1 0 1 0 0 

  Businesses generated or supported 0 1 0 1 0 0 

  Multiplier Effect 0 1 0 1 0 0 
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  Commercial Space             

Environment increasing sustainability  of location 0 1 1 1 1 0 

  
Decrease car dependency through 
urban footprint 0 1 1 1 1 0 

  Sustainable Build           0 

  Embedded Energy Approach 0 1 1 1 0 0 

  
Cost of energy / carbon generation in 
use           0 

  Biodiversity Net Gain 1 1 1 1 1 0 

  Landscape Net Gain 1 1 1 1 1 0 

Culture & Creativity 
Delivery of cultural facility / protection 
of heritage 0 0 0 1 0 0 

  
Support public engagement with 
culture / civic activity /heritage 0 0 0 1 0 0 

Health & Wellbeing 
Delivery active leisure/wellbeing  
facility 0 0 0 1 1 0 

  
Support public engagement with 
active leisure/well being 0 0 0 1 1 0 

  Deliver walkable neighbourhood 0 1 1 1 1 0 

  
Support enjoyment of natural 
environment 1 1 1 1 1 0 

Score   3 11 10 20 12 2 
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Appendix D – Economic Benefits Calculation 

 

Table A: Comparative economic benefits of hotel development (20-year appraisal) 

 

 

 

1: construction GVA calculated using total construction costs (£16.364m) divided by annual turnover per construction worker (£189,000 (ONS)), then multiplied 
by annual GVA per construction worker (£70,738 (ONS))    

2: GVA per job per construction worker, source: Output per job, UK - Office for National Statistics (ons.gov.uk)        

3: GVA per job per accommodation services worker, source: Output per job, UK - Office for National Statistics (ons.gov.uk)        

4: Job density figures (jobs per bedroom), source: Employment Density Guide, 3rd edition (Nov 2015) - Homes & Communities Agency      
 

 

 

 

 

 

Direct 
jobs 

Indirect 
jobs 

Total 
jobs 

GVA per 
year 
(jobs) 

GVA 20 
years 
(discounted, 
3.5%) 

Construction 
GVA (Hotel) 

Construction 
GVA 
(housing) 

New visitor 
spend (20 
years) 

Present 
Value 
Benefits 
(PVB) (Total 
GVA) 

Present Value 
Costs (PVC) 

Net Present 
Value 
(PVB+PVC) 

Benefit 
Cost 
Ratio 
(PVB/ 
PVC) 

Budget 16.8 5.6 22.4 £851,066 £12,124,468 £6,124,496 £5,009,673 £35,725,158 £58,983,795 -£24,792,555 £34,191,240 2.38 

Mid-scale 28 9 37 £1,418,443 £20,207,446 £6,124,496 £5,009,673 £35,725,158 £67,066,773 -£24,792,555 £42,274,218 2.71 

Upscale 42 14 56 £2,127,664 £30,311,169 £6,124,496 £5,009,673 £35,725,158 £77,170,496 -£24,792,555 £52,377,941 3.11 

Luxury 84 28 112 £4,255,328 £60,622,338 £6,124,496 £5,009,673 £35,725,158 £107,481,665 -£24,792,555 £82,689,110 4.34 
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Table B: Economic benefits of office development (20-year appraisal, 5.5% UDR) 

Office 
conversion 
costs 

Turnover 
per 
construction 
worker year 

Person 
years  

GVA per 
construction 
worker 
(annual) 

Construction 
GVA  

New 
Commercial 
space    
(sqm) 

Job 
Density 
(Sqm 
per 
FTE) 

Total 
new 
FTE  

GVA 
per 
FTE 

Total new 
GVA  

Discounted 
GVA            
(20 years - 
5.5%) 

TOTAL GVA   
(20 years)  

-£6,000,000.00 £189,000 31.75 £70,738 £2,245,651 4091 12 341 £33,617 £11,460,596 £137,555,973 £139,801,623 
 

1:GVA per construction worker and office worker, source: Output per job, UK - Output per job, UK - Office for National Statistics (ons.gov.uk) 

2: Job density figures, source: Employment Density Guide, 3rd edition (Nov 2015) - Homes & Communities Agency Employment Density Guide 3rd Edition 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.ons.gov.uk/economy/economicoutputandproductivity/productivitymeasures/datasets/outputperjobuk
https://www.kirklees.gov.uk/beta/planning-policy/pdf/examination/national-evidence/NE48_employment_density_guide_3rd_edition.pdf
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Confidential Appendix E 

Attached separately. 

 

 

 

 


